
GOVERNMENT OF THE DISTRICT OF COLUMBIA 
BOARD OF ZONING ADJUSTMENT 

Application No. 13294 of Karl H .  Lass, pursuant t o  Sub-section 
8207.2 of the Zoning Regulations, f o r  a  spec ia l  exception under 
Paragraph 4101.44 t o  use  a l l  f l o o r s  of each of the subjec t  pre-  
mises a s  o f f i c e s  fo r  a non-profi t  organizat ion or  profess ional  
o f f i c e s  i n  an SP-2 D i s t r i c t  a t  t he  premises 1109 and 1111 M 
S t r e e t ,  N.  W . ,  (Square 314, Lots 3  and 4 ) .  

HEARING DATE: July 24, 1980 
D E C I S I O N  DATE: September 3 ,  1980 

FINDINGS OF FACT: 

1. The subject  p roper t i e s  a r e  located i n  an SP-2 D i s t r i c t  
on the nor th  s i de  of M S t r e e t  between 11th and 12th S t r e e t s ,  N.W. 

2. Lot 3  i s  developed with a  th ree  s to ry  bui lding with 
basement known a s  1109 M S t r e e t ,  N .  W . .  The bui lding contains 
approximately 3,330 square f e e t  of gross f l oo r  a rea .  The f i r s t  
and second f l o o r s  of the bui lding were used a s  a  planned parent-  
hood c l i n i c  from 1951 u n t i l  the  l a t e  1970"s. The building has 
been vacant s ince  t h a t  use terminated. 

3. Lot 4  i s  developed with a  three  s t o r y  bui lding with 
p a r t i a l  basement known as 1111 M S t r e e t ,  N .  W . ,  which contains 
approximately 6,256 square f e e t  of gross f l oo r  a rea .  The 
bui lding i s  approximately 107 f e e t  deep, but most of the  building 
i s  only about twenty f e e t  i n  width. 

4. Both bui ldings were acquired by the  app l ican t ,  M r .  Karl 
H .  Lass, i n  October, 1979. The appl icant  proposes t o  subdivide 
Lots 3  and 4  i n t o  a  s ing le  record l o t .  The bui ldings would be 
t r ea t ed  a s  a s ing le  bui lding and would share a  common f i reproof  
bui lding core .  A l l  f l oo r s  of 1111 M St r ee t  and the  f i r s t  and 
second f l o o r s  of 1109 M S t r e e t  would be devoted t o  o f f i c e  use ,  
and the  t h i r d  f loor  of 1109 would be used fo r  an apartment. 
I n i t i a l l y ,  the apartment would be leased i n  conjunction with the 
o f f i c e  use i n  1109 and eventual ly would be occupied by the  appl i -  
cant .  

5. The proposed r e s to r a t i on  and r e t en t i on  of the  e x i s t -  
ing s t ruc tu r e s  w i l l  be i n  harmony with the  r e s i d e n t i a l  sca le  of 
the ex i s t i ng  development on Square 314. The combined f l o o r  area 
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r a t i o  f o r  t h e  two bu i ld ings  and l o t s  i s  1 . 6 5 ,  which i s  we l l -  
below t h e  a l lowable  P.A.R. of 3 . 5  f o r  n o n - r e s i d e n t i a l  uses  i n  
t h e  SP-2 d i s t r i c t .  Square 314, i n  which t h e  s u b j e c t  b u i l d i n g s  
a r e  l o c a t e d ,  i s  developed w i t h  s t r u c t u r e s  which a r e  f o r  t h e  
most p a r t  low i n  he igh t  and bu lk .  Square 314 i s  unusual  i n  t h i s  
r e s p e c t .  The squares  t o  t h e  sou th  and west a r e  developed w i t h  
s t r u c t u r e s  of g r e a t e r  he igh t  and bulk.  

6. P re se rva t ion  of t h e  e x i s t i n g  s t r u c t u r e s  w i l l  a l s o  be 
i n  harmony wi th  t h e  r e s t o r a t i o n  of o t h e r  19 th  cen tury  s t r u c t u r e s  
which i s  tak ing  p l a c e  i n  Square 314, The a r c h i t e c t  t e s t i f i e d  
t h a t  i n  h i s  opinion t h e  b u i l d i n g s  have a r c h i t e c t u r a l  s i g n i f i -  
cance.  Both of t h e  s u b j e c t  b u i l d i n g s  were cons t ruc t ed  be fo re  
t h e  t u r n  of t h e  cen tu ry .  The a r c h i t e c t  t e s t i f i e d  t h a t  1109 M 
S t r e e t  i s  an unusual  example of V i c t o r i a n  a r c h i t e c t u r e  w i t h  
Mission s t y l e  i n f l u e n c e ,  He t e s t i f i e d  t h a t  1111 M S t r e e t  i s  an 
example of l a t e  Fede ra l  s t y l e  a r c h i t e c t u r e  wi th  I t a l i a n a t e  i n -  
f l u e n c e  and t h a t  1111 M S t r e e t  i s  p a r t  of a  t h r e e  house row 
inc lud ing  1113 and 1115 M S t r e e t ,  which a r e  i n  t h e  process  of 
being r e s t o r e d .  The Board ag rees  w i t h  t h e  conc lus ions  of t h e  
a r c h i t e c t .  

7 .  Use of t h e  s u b j e c t  premises f o r  p r o f e s s i o n a l  o f f i c e s  
o r  o f f i c e s  of non -p ro f i t  o rgan iza t ions  w i l l  be  i n  harmony w i t h  
t h e  e x i s t i n g  uses  i n  t h e  neighborhood. Such l i m i t e d  suppor t ive  
u ses  can prov ide  s e r v i c e s  t o  t h e  r e s i d e n t s  of t h e  community. 
For example, medical  o f f i c e s  i n  t h e  s u b j e c t  premises would be  
convenient  t o  t h e  Clar idge  Towers Pub l i c  Ass i s tance  Housing For 
The E l d e r l y  l o c a t e d  a t  12 th  and M S t r e e t s ,  N .  W . ,  a s  w e l l  a s  
t h e  o t h e r  r e s i d e n t i a l  u se s  i n  t h e  a r e a ,  Non-profit  o f f i c e s  
could inc lude  community s e r v i c e  o r g a n i z a t i o n s ,  The proposed 
u s e  w i l l  a l s o  complement t h e  r e s i d e n t i a l  uses  i n  t h e  v i c i n i t y  
because i t  w i l l  p rov ide  a  work p l a c e  f o r  persons  r e s i d i n g  i n  
t h e  neighborhood. 

8 .  Although Square 314 i s  sp l i t - zoned  SP-2/R-5-C/C-2-A/ 
C-2-C, space f o r  l i m i t e d  suppor t ive  u ses  and p r o f e s s i o n a l  work 
space i s  n o t  p r e s e n t l y  provided.  The row dwel l ings  i n  t h e  SP-2 
zoned p a r t  o f  t h e  square ,  which a r e  cons ide rab ly  smal le r  than  
t h e  s u b j e c t  premises ,  have been renovated f o r  r e s i d e n t i a l  use .  
Pub l i c  a s s i s t a n c e  housing occupies  t he  e n t i r e  C-2-C zoned p a r t  
of t h e  square  and p a r t  of t h e  C-2-A zoned p a r t  of t h e  square .  
While t h e  remaining C-2-A zoned a r e a s  a r e  u n d e r u t i l i z e d  a t  p r e s e n t ,  
t h i s  zoning d i s t r i c t  i s  in tended f o r  neighborhood commercial 
u s e s ,  such as r e t a i l  and pe r sona l  s e r v i c e  es tab l i shments  which 
a r e  l ack ing  i n  t h e  a r e a ,  The p r o f e s s i o n a l  and non-prof i t  o f f i c e  
u s e  proposed by t h e  a p p l i c a n t  addresses  a  d i f f e r e n t  need and 
one which i s  a p p r o p r i a t e  t o  t h e  SP-2 d i s t r i c t .  
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9 .  Two o n - s i t e  parking spaces a r e  r e q u i r e d  under t h e  
Zoning Regulat ions .  The applicant  w i l l  provide f ive  r e g u l a t i o n -  
s i z e d  spaces on t h e  s i t e .  Access t o  t h e  parking a r e a  w i l l  be 
v i a  t h e  pub l i c  a l l e y  from 1 2 t h  S t r e e t ,  N .  W .  

10 .  Within t h e  a rea  bounded by 15th  S t r e e t ,  Rhode I s l and  
Avenue, 0 S t r e e t ,  l l t h  S t r e e t  and Massachusetts  Avenue, t h e r e  
a r e  650 a v a i l a b l e  spaces  on park ing  l o t s ,  seventy-nine metered 
parking spaces ,  twenty-eight  curb spaces ,  and f i f t y - f o u r  permit  
spaces .  The l o c a t i o n  of t h e  p rope r ty  a l s o  provides  e x c e l l e n t  
access  t o  p u b l i c  t r a n s p o r t a t i o n .  There a r e  n i n e  bus r o u t e s  
w i t h i n  two blocks of  t h e  s i t e :  t h e  P-2 and P-7 r o u t e s  on 1 3 t h  
S t r e e t ,  t h e  50, 52 and 54 r o u t e s  on 14th  S t r e e t ,  and t h e  60, 62 
K - 4  and G-6 r o u t e s  on l l t h  S t r e e t .  

11. The app l i can t  proposes t o  improve t h e  appearances o f  
t h e  two s t r u c t u r e s  by minor a l t e r a t i o n s  t o  t h e  facades  a long 
M S t r e e t .  The b r i c k  work w i l l  be r e p o i n t e d ,  a s  needed. New 
windows i n  1109 M S t r e e t  w i l l  be r e p a i r e d  o r  r ep laced ,  a s  needed. 
The s t e p s  of  both bu i ld ings  w i l l  be r e p a i r e d ,  b racke t s  under t h e  
eaves and g u t t e r s  r ep laced ,  and t h e  f r o n t  yards  landscaped.  The 
only s i g n s  used w i l l  be smal l  p r o f e s s i o n a l  p l aca rds .  

12.  The r e a r  yard of t h e  s u b j e c t  p rope r ty  abu t s  t h e  parking 
l o t  of t h e  p u b l i c l y  a s s i s t e d  housing p r o j e c t  t o  t h e  e a s t .  There 
i s  an e x i s t i n g  stockade fence  along t h e  e a s t e r n  l o t  l i n e  which 
can be r e fu rb i shed  by t h e  a p p l i c a n t  t o  provide  screening as 
r equ i r ed .  Because of t h e  l eng th  of t h e  1111 M S t r e e t  b u i l d i n g ,  
t h e  western p a r t  of t h e  r e a r  yard i s  extremely shallow. It i s  
s epa ra t ed  from t h e  a b u t t i n g  dwel l ings  t o  t h e  west by an e x i s t i n g  
b r i c k  w a l l  which can be po in ted  up a s  needed. The p a r t  of t h e  
r e a r  yard no t  r equ i r ed  f o r  parking w i l l  be landscaped.  The 
a p p l i c a n t  a l s o  in t ends  t o  remove t h e  d i l a p i d a t e d  wooden porch 
a f f i x e d  t o  t h e  r e a r  of 1111 M S t r e e t .  

13.  There was no r e p o r t  from Advisory Neighborhood Commission 
2C. 

14.  The Planning and Zoning Committee of The Logan C i r c l e  
Community Assoc ia t ion ,  by l e t t e r  da ted  J u l y  22, 1980, s t a t e d  t h a t  
i t  had no ob jec t ion  t o  a  g r a n t  of t h e  r eques t ed  r e l i e f ,  The l e t t e r  
s t a t e d  i n  p a r t :  
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The proposed use  of t h e  b u i l d i n g s  would 
p re se rve  t h e  a r c h i t e c t u r a l l y  i n t e r e s t i n g  
facades  of t h e  two b u i l d i n g s  and w i l l  r e -  
t a i n  some m e r i t o r i o u s  i n t e r i o r  pe r iod  f e a t u r e s  , 
We b e l i e v e  t h a t  t h e  low d e n s i t y  u s e ,  pe rmi t t ed  
under e x i s t i n g  law, i s  n o t  on ly  p r e f e r a b l e  t o  
t h e  maximum use  t o  which t h e  land  could be 
u t i l i z e d ,  bu t  i s  a l s o  more compatible w i th  
e x i s t i n g  a b u t t i n g  s t r u c t u r e s  a long M S t r e e t  
and t o  t h e  immediate North of t h e  two s u b j e c t  
b u i l d i n g s  a long 1 1 t h  and 1 2 t h  S t r e e t s .  

15.  Severa l  i n d i v i d u a l  l e t t e r s  of support  were f i l e d  i n  
t h e  r e c o r d ,  i nc lud ing  one from t h e  owner of  t h e  house l o c a t e d  
a t  1113 M S t r e e t ,  which abu t s  t h e  s u b j e c t  p rope r ty  t o  t h e  wes t ,  
one from t h e  owner of t h e  house l o c a t e d  a t  1209 1 2 t h  S t r e e t ,  
which a l s o  abu t s  t h e  s u b j e c t  p rope r ty  t o  t h e  wes t ,  and one 
from t h e  owner of t h e  house l o c a t e d  a t  1213 1 2 t h  S t r e e t ,  which 
abu t s  t h e  s u b j e c t  p rope r ty  t o  t h e  r e a r ,  

16.  The a p p l i c a t i o n  was r e f e r r e d  t o  t h e  Off ice  of Planning 
and Development a s  r e q u i r e d  by t h e  Zoning Regula t ions .  No 
r e p o r t  from t h e  o f f i c e  was r ece ived  i n  t h e  r eco rd  of  t h e  c a s e .  

17. Two persons  appeared i n  oppos i t i on  t o  t h e  a p p l i c a t i o n  
and presen ted  a  p e t i t i o n  s igned by s e v e r a l  o t h e r s .  The i n d i v i -  
dua l s  who appeared s t a t e d  t h a t  they d i d  n o t  o b j e c t  t o  t h e  proposed 
u s e  of 1109 M S t r e e t ,  bu t  t h a t  t hey  were opposed t o  t h e  proposed 
use  of 1111 M S t r e e t ,  and ques t ioned  why 1111 M S t r e e t  could n o t  
be r e s t o r e d  f o r  r e s i d e n t i a l  u s e ,  

18 .  A s  t h i s  case  i s  an a p p l i c a t i o n  f o r  a  s p e c i a l  excep t ion ,  
t h e  a p p l i c a n t  i s  n o t  r e q u i r e d  t o  prove t h a t  he cannot u s e  t h e  
bu i ld ing  f o r  r e s i d e n t i a l  purposes .  However, t h e  Board heard  
e x t e n s i v e  tes t imony !%an t h e  a p p l i c a n t  a s  t o  why t h e  b u i l d i n g  

should n o t  and could n o t  be used f o r  apar tments .  The a p p l i c a n t  
and h i s  a r c h i t e c t  t e s t i f i e d  t h a t  r e s t o r a t i o n  of 1111 M S t r e e t  f o r  
r e s i d e n t i a l  u s e ,  e i t h e r  a s  r e n t a l  u n i t s  o r  condominiums, had been 
c a r e f u l l y  s t u d i e d .  The a p p l i c a n t  e x h i b i t e d  f l o o r  p l a n s  f o r  such 
u s e  and desc r ibed  t h e  r e s u l t s  of c o s t  s t u d i e s .  These s t u d i e s  
showed t h a t  r e s t o r a t i o n  of 1111 M S t r e e t  f o r  r e s i d e n t i a l  u s e  
would n o t  be  economically f e a s i b l e ,  f o r  s e v e r a l  r ea sons .  
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Res tora t ion  f o r  r e s i d e n t i a l  use  wo u l d  r e a u i r e  t wo Class B s t a i r s  
and t h e r e f o r e  two c o s t l y  d i s r u p t i o n s  t o  <he s t r u c t u r e  of t h e  
b u i l d i n g ,  whereas t h e  proposed o f f i c e  u s e  r e q u i r e s  only one 
Class A s t a i r .  Res to ra t ion  f o r  r e s i d e n t i a l  use  would r e q u i r e  
f i n i s h e d  space w i t h  c o s t l y  k i t c h e n  and bathroom f i x t u r e s  f o r  each 
apartment,  whereas t h e  proposed o f f i c e  space would be leased  a s  
un f in i shed  space and only a  s i n g l e  res t room c o r e  a r e a  on each 
f l o o r  would be r e q u i r e d .  These d i f f e r e n c e s  r e s u l t e d  i n  a  c o s t ,  
no t  i nc lud ing  a c q u i s i t i o n  c o s t ,  of over $330,000 f o r  r e s i d e n t i a l  
r e s t o r a t i o n  compared w i t h  a  c o s t  of $189,000 f o r  o f f i c e  r e s t o r a -  
t i o n .  R e s i d e n t i a l  u n i t s  could n o t  command e i t h e r  a  r e n t  o r  
condominium s a l e  p r i c e  s u f f i c i e n t  t o  break even. This i s  because 
t h e  excep t iona l ly  long and narrow conf igu ra t ion  of t he  bu i ld ing  
and t h e  requirement t h a t  a l l  apartments on each f l o o r  have ac-  
c e s s  t o  a  c o r r i d o r  providing eg res s  v i a  both s t a i r s  r e s u l t s  i n  
poor q u a l i t y  r e s i d e n t i a l  space.  The a p p l i c a n t  t e s t i f i e d  t h a t ,  
because of t h e  lower r e s t o r a t i o n  c o s t ,  a  r e l a t i v e l y  modest o f f i c e  
r e n t  would be economic and t h a t  l a r g e r  o f f i c e  a r e a s  can be c r e a t e d  
because on ly  one Class  A s t a i r  i s  r e q u i r e d ,  The Board f i n d s  t h a t  
complete r e s i d e n t i a l  use  i s  no t  p r a c t i c a l  f o r  these b u i l d i n g s .  

CONCLUSIONS OF LAW AND OPINION 

Based on t h e  f i n d i n g s  of f a c t  and t h e  evidence of r e c o r d ,  
t h e  Board concludes t h a t  t h e  h e i g h t ,  bu lk  and design w i l l  be  i n  
harmony wi th  t h e  e x i s t i n g  s t r u c t u r e s  i n  t h e  neighborhood, a s  s e t  
f o r t h  i n  Finding Nos. 5 and 6 above. The Board concludes t h a t  
t h e  proposed use  w i l l  be i n  harmony w i t h  t h e  e x i s t i n g  uses  i n  
t h e  neighborhood and wi th  t h e  gene ra l  purposes and i n t e n t  of t h e  
Zoning Regulat ions  and Maps and w i l l  n o t  tend t o  a f f e c t  adverse ly  
t h e  u s e  of t h e  surrounding p rope r ty ,  a s  s e t  f o r t h  i n  Finding 
Nos. 7 and 8  above. The Board concludes t h a t  t h e  proposed u s e  w i l l  
n o t  c r e a t e  dangerous o r  o the r  obj  e c t i o n a b l e  t r a f f i c  c o n d i t i o n s ,  a s  
s e t  f o r t h  i n  Finding Nos. 9 and 10 above. The Board conludes t h a t  
t h e  r e s t o r a t i o n  proposed by t h e  a p p l i c a n t ,  a s  s e t  f o r t h  i n  
Finding Nos. 11 and 12 above,  w i l l  be s u f f i c i e n t  t o  p r o t e c t  t h e  
v a l u e  of neighboring p rope r ty  and no a d d i t i o n a l  s p e c i a l  t rea tment  
or  screening i s  r e q u i r e d .  
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T h e  B o a r d  fu r ther  concludes t ha t  the  s p e c i a l  e x c e p t i o n  can 
be g r a n t e d  as i n  h a r m o n y  w i t h  the  g e n e r a l  p u r p o s e  and i n t e n t  of 
the  zoning regu la t ions  and m a p s  and w i l l  n o t  tend t o  a f fec t  a d -  
v e r s e l y  the  use of n e i g h b o r i n g  p r o p e r t y  i n  accordance w i t h  sa id  
r e g u l a t i o n s  and m a p s .  It i s  therefore  ordered  t h a t  the a p p l i c a t i o n  
i s  granted .  

VOTE: 4-0 ( C o n n i e  Fortune,  Walter B ,  L e w i s  and C h a r l e s  R.  N o r r i s  
t o  g r a n t ,  W i l l i a m  F .  M c I n t o s h  t o  g r a n t  by p r o x y ,  
L e o n a r d  L ,  M c C a n t s  n o t  p r e s e n t ,  not v o t i n g ) .  

BY ORDER OF THE D. C .  BOARD OF ZONING ADJUSTMENT 

STEVEN E . SHER 
E x e c u t i v e  D i r e c t o r  
Z o n i n g  S e c r e t a r i a t  

FINAL DATE OF ORDER: 3 '1 0 1980 

UNDER SUB-SECTION 8204 .3  OF THE ZONING REGULATIONS "NO DECISION 
OR ORDER OF THE BOARD SHALL TAKE EFFECT UNTIL TEN DAYS AJ?TER 
HAVING BECOME FINAL PURSUANT TO THE SUPPLEMENTAL RULES OF PRACTICE 
AND PROCEDURE BEFOPS THE BOARD OF ZONING ADJUSTMENT." 

THIS ORDER OF THE BOARD I S  VALID FOR A PERIOD OF S I X  MONTHS AFTER 
THE EFFECTIVE DATE OF THIS ORDER, UNLESS WITHIN SUCH PERIOD AN 
APPLICATION FOR A BUILDING PERMIT OR CERTIFICATE OF OCCUPANCY 
I S  FILED WITH THE DEPARTMENT OF LICENSES, INVESTIGATIONS, AND 
INSPECTIONS. 


